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M iniies Central CEDA Regional Planning Commission

Regular Meeting ~ 2 p.m. Administration Building of the former Springview Center
Thursday, May 4, 2006 3130 East Main Street
Springfield, OH 45505

Mr. Max Cordie, Chairperson of the Central CEDA Regjonal Planning Commission of Clark County Ohio,
cailed the meeting to order at 2:00 p.m. :

Present: ~ Mr. Max Cordle, Mr. Gene Barnett, Mr. Michael Hanlon, Mr. Dan Kelly, and Ms. Sally Riley

Absent:  Mrs. Kim Marshall and Mr. Michael Spradlin.

RPC: 5-718-2006: Minuies ~ Aprif 6, 2006 (Regular Mecting)

Motion by Ms. Riley, seconded by Mr. Barnett, to approve the minutes as presented.

VIOTE: Metlon carried unanimously.

5-2006-3 Rezoning Case ~ Jay and Mary Foster -~ Springlield Township ~ 254 acres ~
4255 Od Columbus Rl ~ A fAericuftural Disirict) o R-1 {Single Family Residential District]

Mr. Tritle presented the report for the rezoning request submitted by Jay and Mary Foster. He highlighted
information contained in the staff report and on the maps. One 20-acre tract and two two-acre tracts will be
created. The County Engineer noted that there is an existing residence and other outbuildings on the
property. Access is available directly to Old Columbus Rd. The new lots will require additional approvals to
obtain driveway permits. There do not appear to be any sight distance restrictions in the area of the
proposed driveways. Drainage appears to be adequate under the present use. The 100 year floodplain
barely encroaches on the 20.8 acre tract that is being proposed. Based on the County Engineer’s review of
access and drainage, they have no objections to this rezoning. The Combined Health District has done sol
analysis for the properties and the results indicate that the soil is suitable for on-site sewage disposal.

The applicant has requested the R-1 because of the five acre minimum in the Agricultural District. Also,
there is a 300 ft. minimum frontage requirement in an A {Agricultural District).

Staff recommended approval of the rezoning to an R-1.

Mr. Barnett asked if the applicant was planning fo build on the 20 acre lot.

Mr. Tritle responded that it is his understanding that they would put one house on that lot.
Ms. Ritey asked how wide the entrance off of the highway will be.

Mr. Tritle answered that it will be approximately 150 to 175 ft. wide. It will go ali the way back to the 20
acres.
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Central CEDA Regional Planning Commission

Mr. Cordle asked if they will build only one house on the 20 acre tract.

Mr. Tritle responded that they can build only one house on an R-1. Once it is zoned R-1, technically, they
could put in a street and subdivide. It would not be impossible, but it would be expensive.

There was discussion regarding the proposed limited access arterial which would connect Rt. 4 and Rt. 40 in
the northeast part of the city. The parcel in question would not be directly affected by the proposed arterial.

RPC: 5-78-2006: 5-2006-3 Rezoning Case ~ fay and Mary Foster ~ Springfield Township ~
253 acres ~ 4255 Old Columbus Rd, ~ A {Agricultural District) fo R-1 (Single Family
Residential Districi)

Motion by Mr. Barnett, seconded by Mr. Hanlon, to recommend Approvalto the Springfield
Township Zoning Commission and the Springfield Township Trustees for the request of Jay and Mary
Foster to rezone 25 * acres located at 4255 Old Columbus Rd. in Springfield Township from A
(Agricultural District) to R-1 (Single Family Residential District}.

VOTE: Motion carried unanimously.

Staff and Board Comments:

Chris Kinsler, Assistant County Prosecutor, presented information regarding a proposed ethics policy which
s being drafted for the county boards.

Adjournment

RPC, 5-20-2006; Adiournment

Motion by Mr. Hanlon, seconded by Mr. Barnett, to adjourn the meeting.
VOTE: Motion carried unanimousiy.

The meeting was adjourned at 2:32 p.m.

Mr. Max Cordle, Chairperson Mr. Shane Farnsworth, Secretary

NOTE FOR MINUTE BOOK: See additional information included following the minutes.
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Rezoning Case # S-2006-4

To: CEDA Regional Planning Commission Date of Meeting: June 8, 2006

From: Planning Staff Date of Report: June 1, 2006

Applicant: Todd A, Pettit
Owner: Todd A. Pettit

Request Action: Rezone from- A (Agricultural District) to
R-1 (Single Family Residential District)

Purpese: To divide property

Location: SPRINGFIELD TWP. - 357 Victory Rd.
Size: 5.11 acres

Existing Land Use: House and bamn

Surrounding Land Use and Zoning

Land Use Zoned
North residential & agriculture A (Agricultural) &
R-1 (Single Family Residential)
South |residential & agriculture A (Agricultural)
East residential & agriculture A (Agricultural)&
R-1 (Single Family Residential )
West residential & agriculture A-1 (Agricultural)
ANALYSIS

This property was zoned A (Agricultural District) as part of the original adopted zoning map.

REPORTS FROM OTHER AGENCIES

County Engineer

The County Engineer has reviewed the request and has no objection to this request per a telephone
conversation on June 1, 2006.




Rezoning Case §-2006-4 (con’t)

County Combined Health District

The Clark County Combined Health District noted that the Pettit property should be one parcel as
the southern part (2.31 acres) is not usable as a separate lot. Per a telephone conversation on June
1, 2006, they have no objection to the rezoning request provided the noted matter is addressed (See
related comments below)

Planning Department

The CROSSROADS Comprehensive Land Use Plan indicates this area is Low density residential
development (2 to 4 dwellings per acre - gross density) which is in portions of German, Moorefield and
Springfield townships surrounding the City of Springfield where such development can be serviced by
central water and sewer service. Neighborhoods should be designed to connect with existing adjacent
residential areas through stub street extensions. Clustering techniques should be considered to provide
a transition to rural areas. Supporting commercial uses are not appropriate given the low density.

The 5.11 acres being considered for rezoning consists of two parcels - a 2.31 acre & a 2.80 acre lot,
The 2.31 acre lot was approved by the County Planning as an attachment to the parcel to the north,
but was not attached on the Auditor’s parcel map. We also see the need, along with the Health
Dept., to attach both parcels together prior to any further divisions.

It is our understanding the current owner wants to sell the “panhandle” of the 2.80 acre lot to the

property owner to the north. In order to accomplish this the property must be rezoned to R-1
Residential.

RECOMMENDATION

'The Staff recommends approval of this rezoning request. We will be requesting that the owner
combines his two lots together prior to any more divisions.

Attachiments:
Location Map
Zoning Map



HISWNO3L

ORTH

;;ALPHARD
IAwATHA|

LOCATION MAP

| ]

' MILLER

Brookvie
Acres

Fosie

W

A

ﬁa?m\

edar Hﬂis 42\-{-! 2

Tevans
s oo v ey
AVE

EINORTH
STAR

1-233

5T}

7 ST

\Y
T

HORNDALEE

o

R

LN
HAWNEE )

3 60+

PE&HEKM

—fmr!“?im - ’Kj;« SN

REZONING
A to R-1

357 VICTORY RD.
Springfield Twp.




E

ZONING MAP ——el Lt

REZONING
A to R-1

357 VICTORY RD.
Springfield Twp.




CITY OF SPRINGFIELD DEPARTMENT OF ENGINEERING AND PLANNING
PLANNING DIVISION

TO: CITY PLANNING BOARD, CEDA, CITY COMMISSION

FROM: HEATBER WHITMORE, PIANN.]‘NG AND ZON ING ADMINISTRATOR
SUBJECT: PLANNED DEVELOPMENT ZONING AMENDMENT

DATE: 5/30/2006

CC: TIM GOTHARD, DIRECTOR OF ENGINEERING AND PLANNING

Due to a number of upcoming residential projects, the City has a need to cteate more site-specific flexible
zoning regulations. The proposed amendment creates a Planned Development zoniag type that can be used
to create site-specific zoning for detalled master planned developments. This zoning type will replace our
current CC-2A and O-PDH planned zoning districts.

This memo is designed to provide information to the City Planning Board, City Commission, and any
interested citizens, on the rules and regulations related to the Plansed Usit Development zoning district.

What is a Planned Development (PD)?

A PD is an innovatve planning concept intended to provide for better project design, a more efficient use of
infrastructure, and protection of environmental futures. A PD is its own zoning district. PD’s can include
any mix of uses. PD’s are processed as a rezoning, but also contain z specific plan for development. PD’s
are also conditional uses, which means that conditions for development may be established in the adoption
ordinance.

What is the PD process?

‘The process for a PD begins with the submittal of an application for rezoning to a PD, along with a master
development plan and all related information. Staff reviews the application and prepares a staff report. The
City Planning Board (CPB) hears the application at a4 public hearing. The CPB forwards its recommendation
to the City Commission. The City Commission then conducts a public hearing first and second reading on
the ordinance to adopt the PD. If the PD and development plan is adopted, then it becomes the guiding
zoning and subdivisions for the district,

Once a PD development plan 1s approved, then the project is either submitted for plat approval {residential)
or site plan approval {non-residental or multi-family). Development activities within the PID must begin
within two years of final development plan approval.

How does a PD differ from a regular rezoning?

The most significant way that a PD zoning district differs from a regular rezoning is the amount of
information that is required for a PD application. The foliowing information is required with a submittal of a
master development plan for a PD: vicinity map; boundary survey; topography survey; site analysis including
flood prone areas, areas of steep slope, soils, tree cover,; proposed land uses; lots sizes; building setbacks;




maximum building height; common open spaces; streets and points of access; common outside storage areas;
screening, buffering and landscaping; undeveloped areas; acreage for each land use category; gross densities
and net densities; floor area ratios and buidding coverage for non-residential; udlity service plans; on-street
parking: use, size and location of all proposed building sites; a landscape plan; and, the substance of
covenants, grants and easemnents, as well as the legal instruments for the mamtenance of the common areas.

Because a PID is its own zoning district, the PD documents set the lot sizes, setbacks, buffer areas, amount of
common open space, landscaping, floor area ratios, building heights, etc. In a regular rezoning application,
(for example a rezoning from RS-5 to RS-8) the applicant and the City Commission cannot vary from the
already established requirement of the requested zoning district. Therefore, a2 P plan can be designed in
such a way that could not be achieved through regular zoning. The ability for flexsble, innovative design can
lead to a more efficient use of infrastructure, a variety of housing types that could provide more opportunity
for affordable housing, more open space and greater protection for environmental features.

In addition the PID documents specify the specific types and amount of development (for example, 50 single
family residential detached dweiliﬁg units). In a regular rezoning application, the request cannot be limited
beyond the regulations for the zoning district. Therefore, the development would be allowed to bring forward
a site plan for preliminary plat for whatever is allowed within the zoning district at the density and mntensity
proscribed by the district. As we have discussed at many public hearings on rezonings, a straight rezoning
allows everything within that zoning district — even the most intense uses — regardiess of what is being
discussed as the infended project. The advantage to the PD 1s that all uses are specifically defined prior to
approval. A change in uses within the PD would require a P amendment, which would be brought back
before the City Commission.

A regular rezoning application does not require much more than a discussion- of a traffic i impact analysis and
maps showing the surrounding properties and the proposed change.

The development within 2 PIY may also be phased over a longer time period to gradually absorb growth and
adequately plan for capital improvement projects, if necessary. Regular rezonings are not phased
development, as there is no specific plan of development.

Finally, PDs are conditional approvals. Conditions upon the development are usually based on either
commitments made by the developer i the PD application or to mitigate certain impacts from the
development. Examples of conditions for a PD might include a maximum number of dwelling units or
square footage; a certain type of buffer; or, a certain type of lighting, landscaping or architectural design.
Regular rezonings are not conditional approvals.

What are the benefits of PD zoning versus regular zoning?

PD zoning, and a properly designed development plan, can have great benefit to the community. They can
allow 2 mix of uses and design standards that are not allowed in regular zoning districts. They can allow for a
more efficient use of Infrastructure and more open space through the varying of lot sizes and clustering.
They can allow for opportunities for affordable housing through the provision of a mix of housing types
within one project. An most importantly they create a legal tool to enforce the conditions of private
development projects that may include alieys or private open spaces.

The requirements for a combined PD and subdivision plat/site plan are more stringent than that of a
combined regular rezoning and subdivision plat /site plan. The fact that a PID is a conditional approval with
a specific development plan provides the public and the City Commission with more control, more
accountability, and a known development product.




A phased PD allows for the City and the developer to adequately plan for needed capiral improvements and
for managed growth.

% Current Projects requiring planned development
» NHP: Clifton Avenue
¥ HOPE VI: Lincoln Park
» NHDP: Other developments

< Quick Review of current code {OPD-H: Planned Development Housing District)
Deviation from zoning code ,
Mixing of uses {residential and commercial)

YV VY

Organization of development

= [Uses

®  Structures

= Traffic patterns

> Historically used for condominiums and shopping centers




CHAPTER 1140 "PD" PLANNED DEVELOPMENTS

1140.01 PURPOSE.

(a) This Chapter establishes the procedures for review and adoption of Planned
Development (PD) districts. A Planned Development: (a) is a concept which requires land to be
under unified control, planned and developed as a whole in a single development or in an
approved, programmed series of developments; (b) is governed by a PD Ordinance which
becomes the zoning regulation for the land to which the PD Ordinance is applied and may also
include subdivision regulations to govern the land; (c) includes principal and accessory structures
substantially related to the character of the development itself and the surrounding area of which
it is a part; and (d) is a concept which, when implemented, allows for development according to
comprehensive and detailed plans which may include not only streets, utilities, building sites,
and the like, but also site plans for all buildings as intended to be located, constructed, used, and
related to each other, and detailed plans for other uses and improvements on the land.

(b) The purpose of the PD district is to provide for zoning and subdivision regulation
of Planned Developments to allow more flexible design of single use residential, commercial or
mdustrial uses developments as well as allow modern integrated developments of mixed
residential, commercial, industrial, recreational or agricultural uses, with such Planned
Developments regulated so as to be in substantial conformity with the Clark County
Comprehensive Land Use Plan (commonly known as the Crossroads Plan) adopted by the City,
with the City's Thoroughfare Plan and with the purposes established in Section 1101.02 of the
Springfield Zoning Code, and so as to not have substantially adverse effects on neighboring
areas which outweigh the benefits to the community derived from the Planned Development. In
addition, the regulation of Planned Developments under this Chapter is intended to further the
following purposes:

(1) To provide flexibility in architectural design, placement and clustering of
buildings, use of open space, provision of traffic circulation facilities and parking, and
related site development considerations;

(2) To provide for the preservation and best use of existing landscape features
and environment characteristics through development sensitive to and protective of the
natural features of the PD district and the surrounding area in a harmonious fashion;

(3)  To promote efficient land use with smaller networks of utilities and
streets;

(4)  To provide a more flexible zoning mechanism to facilitate redeveloping
older residential areas and to encourage infill development;

(5)  To enable the creation of a more desirable environment than would be
possible through application of the regulations in the City's conventional zoning
districts;

(6)  To provide a comprehensive planning process and an integrated body of
regulation for zoning and subdivision control of each Planned Development;

(7)  To provide for more usable and suitably located recreation facilities, open
spaces and other public, private and common amenities than would otherwise be
provided under conventional land use development regulation;




(%) To combine and coordinate architectural styles, building forms and
building relationships within Planned Developments;

(9)  To provide for appropriate land covenants, casements and financial
assurances and security to ensure completion of public improvements, completion of
construction of Planned Development phases, long term maintenance of common areas
and other amenities in Planned Developments, long term maintenance and preservation
of Planned Development features intended to mitigate adverse effects on neighboring
areas and areas within the Planned Development and preservation of the attributes of the
Planned Development necessary to integration of the uses permitted therein;

(10  To provide for the integration of diverse uses in a manner that will aliow
the uses to complement each other and that will promote convenience of access to
various uses by the community within and near the Planned Development;

(11}  To provide aesthetically pleasing development which will foster a livable
environment in the Springfield community and which will promote the public welfare;

(12) To provide a flexibility in zoning and subdivision regulation that will
incentivise developers to opt for pursuing a planned development subject to more
comprehensive municipal regulation, even though the developer may incur increased
early development costs associated with undertaking the PD district planning process.

11490.02 DEFINITIONS

The following definitions shall be applicable to this Chapter, unless a contrary meaning is
indicated by the text:

(a) Applicant. An applicant 1s a person who files a petition for a zoning amendment
to establish a PD district under this Chapter. A person who holds a contractual right to become
the owner of a freehold estate in land proposed to be made subject to a PD Ordinance adopted
under this Chapter may be an applicant. All owners of freehold estates in the lands proposed to
be made subject to the PD Ordinance adopted under this Chapter must be co-applicant parties to
the application made under this Chapter.

{b) Buffer. A buffer is a landscaped area, fence, wall or other barrier along the
perimeter of a PD district boundary, between land use categories within a PD district, or between
incompatible uses within a PD district.

(c) Common Open Space. Common open space is an area of land, an area of water,
or a combination of land and water within a PD district which is for the benefit of or open to use
by multiple occupants of the PD district. :

(d) Compatibility. The ability of land a use to coexist with surrounding land uses in a
stable fashion over time such that none of the uses are subjected to substantially adverse effects
which outweigh the benefits to the community derived from the uses being permitted to exist in
proximity to each other and which will not result in an existing lawful use becoming impractical
as a result of its proximity to the proposed new use.



(e) Gross Density. Gross Density for residential uses is the total number of dwelling
units divided by the total number of acres designated for residential uses within the perimeter
boundaries of a PD district. Gross density for non-residential uses is determined by the floor area
ratio.

(H Master Development Plan. A Master Development Plan is the set of documents
describing the attributes of a Planned Development, including:

(1) The PD Ordinance to govern the Planned Development, which shall
include the zoning regulations to govern the Planned Development, which shall include
standards by which the Planning Board will administer the PD Ordinance, which may
include subdivision regulations which, as to the Planned Development, will be in addition
to and which, to the extent they vary from the subdivision regulations in Part Twelve of
the Codified Ordinances, shall supersede the subdivision regulations in Part Twelve of
the Codified Ordinances and which shall include an amendment to the Zoning Map of
Springfield, Ohio;

(2) A plot plan of subdivision characteristics and other atiributes of the
Planned development (the Master Development Plan plat map is not the same as the plat
submitted for subdivision approval); '

3) Any declaration of land covenants required to accomplish the purposes of
this Chapter as pertaining to the Planned Development; -

(4 Any conveyance of easements or other interests in real estate required to
accomplish the purposes of this Chapter as pertaining to the Planned development;

(5) Any financial assurances and security or other mechanisms required to to
accomplish the purposes of this Chapter as pertaining to the Planned Development; and

(6) Any other required conditions relating to use, location and bulk of
building, density of development, common open space, and public factlities within the
Planned Development.

{g) Net Commercial Acreage. Net Commercial Acreage is the total number of acres
within the perimeter boundaries of a PD district, excluding areas devoted to streets, rights-of-
way, easements, lakes, public, private and common open space, recreation, and other permitted
non-commercial and office uses.

(h) Net Office Acreage. Net Office Acreage is the total number of acres within the
perimeter boundaries of a PD district, excluding areas devoted to streets, rights-of-way,
casements, lakes, public, private and common open space, recreation, and other permitted non-
office uses.

(1) Net Industrial Acreage. Net Commercial Acreage is the total number of acres
within the perimeter boundaries of a PD district, excluding areas devoted to streets, rights-of-
way, easements, lakes, public, private and common open space, recreation, and other permitted
non-industrial uses.




) Net Residential Acreage. Net Residential Acreage is the total number of acres
within the perimeter boundaries of a PD district, excluding areas devoted to streets, rights-of-
way, easements, lakes, public, private and common open space, recreation, and other permitted
non-residential uses. '

(k) Preimminary Master Development Plan. A Preliminary Master Development Plan
is a Master Development Plan proposed by the applicant and made a part of the application, as
required by this Chapter, to be submitted to the Planning Board for their consideration.

(D Substantial Construction. Substantial construction is achieved at the point in
development when all required permits necessary to build a Planned Development phase have
been obtained and actual construction of public improvements, or stormwater management
systems on the Planned Development phase is either complete or in active progress.

(m)  Undeveloped Area. Undeveloped area is the area within a PD district where
agriculture or recreation uses in open areas may be continued.

1140.03 LANDS ELIGIBLE FOR INCLUSION IN A PD DISTRICT

(a) A PD district shall be comprised only of contiguous lands forming a single,
cohesive area to be developed as a unit, either at one time or in phases. No PD district may
surround an island of land not included as part of the PD district.

6 No PD district shall be established unless all owners of frechold estates in the
lands included within the proposed PD district have given their consent, in writing, to the
establishment of the proposed PD district and to their lands being made subject to the PD
Ordinance to be adopted by the City Commission and to the terms of the Master Development
Plan related thereto and unless all such owners have provided all legally binding instruments the
City Commission finds are necessary to the enforcement of long term obligations imposed under
the said PD Ordinance and Master Development Plan.

1140.04 PD ORDINANCE AND MASTER DEVELOPMENT PLAN DESIGN

(a) This section is intended to provide guidance to the City staff in assisting
applicants wishing to petition for establishment of a PD district and to provide guidance to the
Planning Board in its consideration of and adjustment of a Preliminary Master Development Plan
and 1n designing a PD Ordinance to be recommended to the City Commission, if a PD district is
to be recommended.

(b) The Planning Board shall consider the following matters in reviewing and
adjusting a Master Development Plan and designing a PD Ordinance to be recommended to the
City Commission:

(D Whether the proposed PD district meets the qualifications of Section

1140.03.



(2} What permitied uses are appropriate for the proposed PD district;

(3) Compliance with stormwater regulations;

(4) Conformance to density policies established by the Clark County
Comprehensive Land Use Plan or by the City Commission;

(5) The location and sizing of buildings so as to provide adequate light and
ventilation to protect the health of the occupants and users of the Planned Development;

(6) The location and sizing of buildings so as to provide necessary access for
fire apparatus and other emergency vehicles;

(7 The location and sizing of buildings so as to provide a reasonable degree
of privacy for residents and occupants of the Planned Development;

(&) Establishing appropriate setback and vard requirements for the proposed
Planned Development;

(9) Ingress and egress for the proposed Planned Development from and to
public thoroughfares and traffic circulation within the proposed PD district and avoidance
of overburdening existing public thoroughfares;

(10)  Establishing appropriate open space for recreation and to establish an
attractive environment that is beneficial to the public health, safety and welfare;

(11)  Determine whether appropriate land will be dedicated to public use for
public roadways, public utilities, public recreation facilities and public parks;

(12)  The location and sizing of public utilities within the proposed PD district
to ensure adequate service within the proposed PD district and to avoid overburdening
existing public utilities;

(13) The use of and design of buffers within and on the boundary of the
proposed PD district to separate uses and to mitigate substantially adverse effects on
property within the proposed PD district and on property in neighboring areas and
compliance of buffers with Chapter 1156 of the Springfield Zoning Code;

(14)  The provision of adequate parking, the location of parking facilities and
whether off-street parking should be permitted which deviates from the requirements of
Chapter 1153 of the Springfield Zoning Code;

(15)  The grouping of buildings and the variety and design of building types;

(16)  The compatibility of land uses within the proposed PD district and the
compatibility of land uses permitted in the proposed PD district with lawful land uses
existing in neighboring areas;

(17y  The impact of land uses within the proposed PD district on environmental
features of the proposed PD district which are to be preserved and on environmental
features in neighboring areas;

(18)  The need for limitation on land uses within the proposed PD district in
furtherance of the purposes of this Chapter and the compatibility of land uses within the
proposed PD district and with land uses in neighboring area;

{19)  The form of ownership interests intended for the Planned Development;

(20)  Access to public transportation systems;

(21)  The location and design of landscaping within the proposed PD district
and compliance with Chapter 1158 of the Springfield Zoning Code;

(22)  The location and design of signs within the proposed PD district and
compliance with Chapter 1155 of the Springfield Zoning Code;




(23)  The appropriate size for subdivision lots within the proposed PD district
for the various uses permitted within the proposed PD district;

(24)  Every lot within the proposed PD district is required to have access to a
public thoroughfare either directly or by means of a private road;

(25)  Streets within the proposed PD district, public or private, are required to
conform to the minimum requirements of Part Twelve of the Codified Ordinances and to
the specifications for public roadway structures adopted by the City Engineer, whether
the roadway is public or private, but alleys may deviated from the minimum requirements
of Part Twelve of the Codified Ordinances if the City Fire Chief determines that such
deviation will not prevent access to abutting properties by fire apparatus;

(26) How is development of the proposed PD district to be completed in
progressive phases and whether the proposed schedule development of the PD district is
practical and will accomplish build out of phases of the Planned Development within a
reasonable time;

(27)  What land covenants, casements, other interests in real estate and financial
assurances and security are necessary to ensure completion of public improvements,
completion of construction of the Planned Development phases, long term maintenance
of common areas and other amenities in the Planned Development, long term
maintenance and preservation of Planned Development features intended to mitigate
adverse effects on neighboring areas and areas within the Planned Development and
preservation of the attributes of the Planned Development necessary to integration of the
uses permitted in the proposed PD district;

(28)  What precautions are to be taken to preserve environmental attributes of
the proposed PD district which are to be retained and on environmental features in
neighboring areas;

(29)  What standards should the PD Ordinance contain to govern exercise of
Planmng Board discretion in administering the PD Ordinance and approving
modifications to the Master Development Plan over time; and

(30) What uses should be specifically prohibited within the proposed PD
district.

1140.05 THE APPLICATION FOR REZONING AS A PD DISTRICT

(a) The applicant seeking to have land rezoned as a PD district shall submit to the

Planming and Zoning Administrator six (6) copies of a PD Rezoning Application which shall
inchude the following:

(b) An opinion of an attorney at law, licensed to practice in Ohio, which is addressed

to The City of Springfield, Ohio and upon which the City may rely, containing a good and
sufficient legal description of the lands which are the subject of the application [as required in
subdiviston (c}(3) of this Section] and stating all owners of freehold estates in such lands. If one
or more applicants is a holder of a contractual right to become an owner of a freehold estate in
such lands, then the application shall also include a true copy of the document establishing such
contractual right and an opinion of an attorney at law, licensed to practice in Ohio, which is
addressed to The City of Springfield, Ohio and upon which the City may rely, verifying that the

6



said document is legally binding on the parties thereto in accordance with the terms of such
document.

(c) A Preliminary Master Development Plan which shall include the following
exhibits:

(1) A statement of objectives for the Planned Development, describing:

A The general purpose of the proposed Planned Development;

B. The general character of the proposed Planned Development;

C. The proposed permitted and prohibited uses for the proposed PD
district; and

D. The rational supporting the assumptions and choices made by the
applicant.

(2) A vicinity map drawn to a scale to show an area of no less than one
thousand (1,000} feet surrounding the proposed PD district (a larger area may be required
if the Planning Board determines that information on a larger vicinity is needed to
properly review the application) showing the location of the proposed Planned
Development in relation to:

A. Existing streets and thoroughfares, showing the location and size of
all existing utilities facilities, including drainage, wafer, sewer,
electrical, and fire hydrants;

B. Existing public and private facilities, including but not limited to,
schools, recreation areas, public utility facilities, stormwater
detention facilities and police and fire stations;

C. Existing zoning and existing land uses on the proposed PD district
site and on surrounding areas; and
D. Existing easements on the proposed PD district site;

(3) A boundary survey plat map and good and sufficient legal description of
the lands which are the subject of the application (such legat description being compliant
with the requirements of the Clark County, Ohio County Engineer for conveying interests
in real estate).

(4) A topographic survey using the most recent United States Geological
Service topographic survey if more detailed topographic information is not available.

(5) A site analysis map drawn to the same scale as the Preliminary Master
Development Plan plat map, described below, which shall indicate flood prone areas,
areas with slopes greater than five percent (5%), areas of soils which are marginally
suited for development purposes and a tree survey (including tree cover, existing
vegetation and other natural areas of significance as indicated in an accompanying
Natural Area Inventory prepared by an ecologist or similarly trained environmental
specialist).

(6) A Preliminary Master Development Plan plot plan drawn to a scale
suitable to clearly depict the following characteristics of the proposed PD district (the
scale for the vicinity map being a mintmum standard):

A. . Proposed land uses within the proposed PD district and their
location;

B. Proposed lot sizes within the proposed PD district, indicated either
by lot lines drawn in their proposed location or a statement on the




face of the Preliminary Master Development Plan conceming
proposed lot sizes, including ninimum lot sizes;
C. Proposed building setbacks defining the distance buildings will be
set back from:
(1) Property lines surrounding the proposed PD district;
(11)  Proposed and existing streets and alleys, identified as either
public or private;
(111} Other proposed buildings;
(tv)  The center line of ditches, streams, creeks and the high
water line of lakes and ponds;
(v} Lot lines within the proposed PD district; and
(vi)  Other man-made or natural features which would be
affected by building encroachment.
D. Proposed maximum height of buildings within the proposed PD
district;
E. Proposed common open spaces, the intended purposes and uses of
such common open spaces, their location and size and the
parameters limiting use of such common open spaces;

F. Arterial and collector streets and thoroughfares, if any, and point(s)
of connection for access roads to the Planned Development;

G. Local access streets and interior circulation roadways, paths and
trails, public and private, vehicular and pedestrian, within the
proposed PD district; '

H. Proposed common outside storage areas, their location and size and
the parameters limiting use of such common storage areas;

L Proposed lot lines within the proposed PD district;

J. Proposed Buffers and their location, design and a maintenance
plan; and

K. Undeveloped areas.

{7 A table showing proposed acreage for each category of land use within the
proposed PD district.

(8) A table showing gross density and net residential, commercial, office, and
industrial acreage.

(9 A statement concerning proposed floor area ratios (percent of lot in
relation to building floor area) and the maximum building and impervious surface
coverage expressed as a percent of the front yard, rear yard, and total site area for
residential and nonresidential uses within the proposed PD district.

(10) A proposed utility service plan pertaining to sanitary sewers, storm
drainage, potable water supply, street lighting, energy supply, telecommunications and
data transmission showing general locations of major water and sewer lines, lift stations,
and indicating whether gravity or forced systems are planned as well as locations of other
major utility infrastructure. Utility infrastructure shall be identified as either public or
private.

(I1) A proposed sign plan identifying the location, size and type of signs to be
placed on the Planned Development.




(12) A description of each development stage of the proposed Planned
Development, if the proposed PD district is to be developed in phases.

(13) A proposed construction/development schedule for the Planned
Development and each phase thereof.

(14)  Proposed deed and easement documents for public infrastructure within
the PD district and proposed easement documents for proposed common areas, ingress
and egress rights-of-way for lots within the proposed PD district and such other
conveyance documents necessary to establish permanent rights needed by owners and
occupants of the proposed Planned Development.

(15)  Proposed land covenants necessary to provide for permanent protection of
rights of land owners within the proposed PD district, to provide for long term
enforcement of conditions intended to protect the interests of land owners in neighboring
areas and to provide for permanent protection of land features and characteristics of the
proposed Planned Development.

(16) A draft proposed PD Ordinance in a format prescribed by the Planning and
Zoning Administrator and approved by the Law Director.

(17)  Proposed financial assurances and security or other mechanisms necessary
to effectively ensure completion of public improvements, completion of construction of
Planned Development phases, long term maintenance of common areas and other
amenities in the proposed Planned Development, long term maintenance and preservation
of Planned Development features intended to mitigate adverse effects on neighboring
areas and areas within the proposed Planned Development and preservation of the
attributes - of the proposed Planned Development necessary to integration of the uses
permitted therein accomplish the purposes of this Chapter as pertaining to the proposed
Planned Development.

(d) At any time during the application review process, the Planning Board may
require the applicant to supplement its application to provide such additional data as the Planning
- Board may require to evaluate the character and impact of the proposed PD district.

1140.06 PROCEDURE FOR REVIEW AND APPROVAL OF PD DISTRICT
PRELIMINARY MASTER DEVELOPMENT PLAN AND
ESTABLISHMENT OF A PD DISTRICT

(a) The provisions of Chapter 1174 shall govern the establishment of a PD district
under this Chapter; provided, however:

(1) The plot plan and data pertaining to neighboring property required in
Subsections 1174.01(a)(1) & (2) may be provided separately along with an application of
may be made part of the Preliminary Master Development Plan.

(2) The requirement of Subsection 1174.01(b)}3) will be satisfied by
compliance with the Preliminary Master Development Plan requirement at Subsection
1140.05¢c)(1).




(by  Preapplication Conference: Prior to the submission of an application for the
establishment of a PD district, the applicant (along with such consultants and professional
advisors as the applicant chooses to attend) shall meet with the Planning and Zoning
Administrator (along with such other City staff members which the Planning and Zoning
Administrator deems appropriate) for the purpose of assisting the applicant in submitting a
complete and compliant application for consideration by the Planning Board. Upon receiving a
request for a preapplication conference from a prospective applicant, the Planning and Zoning
Administrator shall schedule a preapplication conference at City Hall to be held within twenty
five (25) days of the prospective applicant's request for a preapplication conference. The
prospective applicant may request, in writing, that the preapplication conference be scheduled for
a later date. The applicant shall have prepared and shall have delivered to the Planning and
Zoning Administrator at least six (6) copies of the following data at lease five (5) days prior to
the scheduled preapplication conference date:

) A sketch plan of the proposed PD district;

(2) A statement of the total number of acres in the proposed PD district;

3 A statement of the number and type of structures and lots; the number of
acres to be occupied by each type of use in the proposed PD district;

(4) A statement explaining the objectives of the proposed Planned

Development and the uses to be included within the proposed PD district;

(5) The known deviations from subdivision regulations to be sought; the
known plans for private utilities, amenities, and/or roadways.

Notwithstanding the foregoing, the applicant may, at the applicant's option, submit a complete
draft PD district application in lieu of the above mentioned five items.

(c) In the event the applicant fails to submit the above mentioned data to the Planning
and Zoning Administrator at least five (5) days prior to the scheduled preapplication conference,
the Planning and Zoning Administrator shall reschedule a preapplication conference for a date
after the above mentioned data has been delivered to the Planning and Zoning Administrator, but
no later than thirty (30) days after the above mentioned data has been delivered to the Planning
and Zoning Administrator. :

(d) After the inttial preapplication conference, the Planning and Zoning Administrator
may schedule such additional preapplication conferences as the Planning and Zoning
Administrator finds to be necessary to enable the applicant to submit a complete and compliant
application for consideration by the Planning Board.

(e) When an application to establish a PD district is in good order, complete and
compliant with the requirements of Section 1140.05, it shall be submitted to the Planning Board
pursuant to Section 1174.02 of the Springfield Zoning Code. A applicant may waive, i writing,
the 45 day deadline for consideration of a zonming amendment petition by the Planning Board.

H After the Planning Board's due consideration of an application for establishment
of a PD district, the Planning Board shall prepare and submit to the City Commission a written
report of tts findings which form the basis of the Planning Board's recommendation and shall
malke its recommendation on such application to the City Commission by:
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(1) Recommending adoption of the PD district to which the applicant has
consented, in writing as required in this Chapter, and tendering to the City Commission a
PD Ordinance to establish the PD district; or

(2) Forwardmg to the City Commission a PD Ordinance to establish the PD
district to which the applicant has consented, in writing as required in this Chapter, but
recommending that the PD district proposed in the forwarded PD Ordinance not be
established.

(2)  In the event the City Commission considers a PD Ordinance which is materially
different from the PD Ordinance recommended by the Planning Board, the applicant must
consent, in writing, to such modified PD Ordinance (as required in this Chapter) and the
constdered PD Ordinance shall be adopted only by the affirmative vote of at least four members
of the City Commission.

1140.07 IMPLEMENTATION OF THE PD ORDINANCE

{a) After adoption of a PD Ordinance by the City Commission, the owners of lands
within the PD district shall record with the Clark County, Ohio County Recorder an affidavit
notifying the public that the lands described in the PD Ordinance have been made subject to the
PD Ordinance. The affidavit shall be i a form approved by the Law Director.

{b)  After adoption of a PD Ordinance by the City Commission, the owners of lands
within the PD district shall also record with the Clark County, Ohio County Recorder such other
deeds, easements declarations of land covenants and such other conveyances of interests in real
property as the PD Ordinance requires.

{c) After adoption of a PD Ordinance by the City Commission, the applicant shall
forthwith deliver to the City proof acceptable to the City Manager and Law Director that such
financial assurances, security and other mechanisms as are required under the PD Ordinance are
in place, properly funded and enforceable.

(d) No building permit shall be issued for any construction within a PD district until
after the applicant has achieved full and complete compliance with the requirements of
subdivisions (a), (b) and (c) of this Section, as specified in the PD Ordinance.

{e) In the event that a Planned Development or a phase of a Planned Development is
not under substantial construction within twenty four (24) months after the commencement date
for the relevant portion of the Planned Development, as specified in the Development Schedule
adopted in the PD Ordinance; then, upon a determination by the City Commission that the PD
Ordinance should not be amended to allow an extension of time to commence substantial
construction of the relevant portion of the Planned Development, the Planning Board shall
proceed to consider whether such lands included mn the said portion of the Planned Development
should be rezoned and shall make its recommendation to the City Commission.
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1140.08 ADMINISTRATION OF THE PD ORDINANCE

(a)  The Planning Board shall administer each PD Ordinance in accordance with the
standards for such administration established in the PD> Ordinance and shall administer such PD
Ordinance in a manner consistent with accomplishing the purposes of this Chapter set forth in
Section 1140.01. Administration of a PD Ordinance may include modification of the Master
Development Plan; provided such modification is in compliance with the standards for
administration established mn the PD Ordinance and is consistent with accomplishing the
purposes of this Chapter set forth in Section 1140.01.

(1) Property owners seeking a modification of the Master Development Plan
governing their land may file a written request for modification with the Planning Board
describing the modification requested and providing all data needed by the Planning
Board to determine whether such requested modification can be approved under the
standards established in the PD Ordinance governing such land.

(2) The Planning Board shall consider a request for modification only when
all owners of frechold estates in the subject land have joined in making the request.

(3) The Planning Board may require that a request be supplemented with such
additional data as the Planning Board determines is necessary to determine whether a
requested modification should be granted.

(4) The Planning board shall grant the requested modification if the Planning
Board 1s able to find that the requested modification is in compliance with the standards
for administration established in the PD Ordinance and is consistent with accomplishing
the purposes of this Chapter set forth in Section 1140.01.

(b)  Inthe event that all or a portion of a Planned Development is rezoned, as provided
for in Section 1140.07(¢e) or otherwise, the Planning Board shall direct the Planning and Zoning
Administrator to submit an affidavit to the Clark County, Ohio County Recorder giving notice to
the public that the relevant portion of the Planned Development is no longer subject to the PD
Ordinance. The affidavit shall be in a form approved by the Law Director.

{c)  Notwithstanding the terms of subdivision 1140.08(a), above, the Board of Zoning
Appeals shall perform the functions delegated to it under Chapter 1172 in matters pertaining o a
PD district.

AMENDMENT TO SUBDIVISION REGULATIONS
1201.12 ADDITIONAL PD DISTRICT SUBDIVISION REGULATIONS

Subdivision regulations which are imposed in a PD Ordinance adopted under Chapter
1140 of the Codified Ordinances will be in addition to the regulations imposed under Part
Twelve of the Codified Ordinances and, to the extent subdivision regulations imposed in such
PD Ordinance vary from the subdivision regulations in Part Twelve of the Codified Ordinances,
the subdivision regulations imposed in the PD Ordinance shall supersede the subdivision
regulations m Part Twelve of the Codified Ordinances.
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CITY OF SPRINGFIELD DEPARTMENT OF ENGINEERING AND PLANNING
PLANNING DIVISION

TO: CITY PLANNING BOARD, CEDA CITY COMMISSION

FROM: HEATHER WHITMORE, PLANNING AND ZONING ADMINISTRATOR
SUBJECT: CN-2 ZONING AMENDMENT

DATE: 5/30/2006 ‘

CcC: TIM GOTHARD, DiRECTC)R OF ENGINEHR_[NG AND PLANNENG

Why CN-2p

Although the City Zoning Code provides a number of commercial zoning types, the Code lacks a
commercial zoning type that mixes small-scale reril with neighborhood-oriented uses such .a restaurant,
office, civic, and residential uses. This type of combination of uses is an ideal mix for infill lots not
suitable for traditional residential or commercial redevelopment. Springfield’s urban environment needs
to provide for redevelopment options that are pedestrian accessible. Therefore, staff proposes the CN:2
zoning district to meet this need.

The purpose of this district is to provide for the development of pedestrian-oriented uses that serve the
small-scale retail, service, office, and entertainment needs of one or more fully developed residential
neighborhoods, a res:dential area of approximately 5,000 to 15,000 petsons. Stores, offices and other
businesses in this district should generally be useful to the majority of the neighborhood residents within
walking distance, as well as the specially needs of the community as a whole. Large-scale grocery and
retal] ate not appropriate uses, Small-scale retail, sexvice, and restaurant establishments should constitute
the primary uses in this district. Civic and neighbothood-otiented uses, as well as some residential, should
be secondary functions of buildings in this district. All uses should be relatively nuisance-free to
surrounding residents and not detract from the residential purpose and character of the surrounding
neighborhood. Access to this district should be directly from an arterial or collector street,

How does CN-2 differ from other commercial zoning districts?

CN-2 offers a small-scale mix of retail, restaurant, office, and residential not available in other zoning
types. The zoning code presently offers the following commercial zoning types: CN-1 (Neighborhood
Commercial), CO-1 (Commercial Office), CC-2 (Community Commercial}, CI-1 (Commercial Intensive),
and CH-1 (Commercial Highway). A quick comparisor: of these zoning types and CN-2 demonstrates
why 2 CN-2 zoning district 18 necessary. CN-1 aliows from grocery stores and some limited retail, such a
bakery or gift store, but does not allow general retail and only very limited office. Restaurant uses in the
CN-1 require a conditional use permit. CO-1 does not allow retail unless it is associated with an office
and again requires a conditional use permit to open a restaurant. Both CN-1 and CO-1 allow residental
on the top floor. CC-2 1s an intense commercial zoning, allowing automotive uses and large-scale retail
development. CC-2 does not allow the development of supportive civic spaces or residential. CI-1 and
CH-1 are both designed for high intensity commercial and pseudo-industrial development. CN-2 allows
general small-scale retail, office, and restaurant uses without requiring a conditional use permit.
Residences are provisional uses as second story units. Other neighborhood uses, such as a Laundromat



day-care center are conditional uses. The attached highlighted CN-2 zoning text shows how the uses are a
combination taken form other zoning types.




Highlight Draft CPB
Takeilg from CN- 1“

!

56.3
CHAPTER 1141
CN-2 Neighborheod Commercial District
1141.01 Purpose. | 114165  Accessory uses permitted.
1141.02 Principal uses permitted. 1141.06  General provisions.
1141.03 Provisional uses permitted. 114167 Special provisions.

1141.04 Conditional uses permitted.

1141.01 PURPOSE

Alotor buﬂdx may be occupied by the following principal uses:
(a) Financial institution.

(b) Groce ludi foods such as bakery and delicatessen goods

(c) Personal service establishment, except a tattoo parlor.
(d) U.S. postal station.
(e} Videotape rental store.




1141.04 ZONING CODE 56.4

1141.64 CONDITIONAL USES PERMITTED.

A lot or building may be occupied by the following conditional uses:
(a) Day-care center.

%Pubhc utility and pubhc use, sub;ect to the reqmrements of Chapter 3 135

L Gvided the minimpm I

1141.05 ACCESSORY USES PERMITTED.
The accessory uses permitted in this district may include but are not limited to the
following:
(a) Storage space for a principal use, provided the space shall not exceed 40 percent
of the total floor area for the prmmpal use and all accessory uses, including the
storage space.

1141.06 GENERAL PROVISIONS.

Al} principal and accessory uses and structures permitted within this district shall be
subject to the requirements of Title Four and Title Five and to the supplemental requirements of
Title Six, where applicable.




56.5 CN-2 Neighborhood Comumerciai District 1141.67

1141.07 SPECIAL PROVISIONS.

(a) Development of a lot larger than two {2} acres shall be subject to the Special
Provisions of Subsection 1108.07(b).




Draft CPRB

56.3
CHAPTER 1141
CN-2 Neighborhood Commercial District
1141.01  Purpose. 1141.05  Accessory uses permitted.
1141.02  Principal uses permitted. 1141.66  General provisions.
1141.03  Provisional uses permitted. 1141.07 Special provisions.

1141.04 Conditional uses permitted.

1141.01 PURPOSE.

The purpose of this district is to provide for the development of pedestrian-oriented uses
that serve the small-scale retail, service, office, and entertainment needs of one or more fully
developed residential neighborhoods, a residential area of approximately 5,000 to 15,000
persons. Stores, offices and other businesses in this district should generally be useful to the
majority of the neighborhood residents within walking distance, as well as the specially needs of
the community as a whole. Large-scale grocery and retail are not appropriate uses. Small-scale
retail, service, and restaurant establishments should constitute the primary uses in this district.
Civic and neighborhood-oriented uses, as well as some residential, should be secondary
functions of buildings in this district. All uses should be relatively nuisance-free to surrounding
residents and not detract from the residential purpose and character of the surrounding
neighborhood. Access to this district should be directly from an arterial or collector street.

1141.62 PRINCIPAL USES PERMITTED.
A lot or building may be occupied by the following principal uses:
(a) Financial institution.
(b) Grocery store, including specialty foods such as bakery and delicatessen goods
(limited to maximum of 20,000 SF per store).
(c) Personal service establishment, except a tattoo parlor.
(d) U.S. postal station.
(e) Videotape rental store.
(f) Copy service establishment.
{g) Meecting Hall. _
(h) Optical, prosthetics, medical and dental supply store, limited to retail sales.
(i) Pharmacy limited to the retail sale of drugs and pharmaceutical products (limited
to maximum of 10,000 SF per store).




1141.04 ZONING CODE 50.4

(1) Museum and art gallery.

(k) Office use allowed in the CO-1 District.

(1) Retail establishment (including a restaurant, dees not include a drive-in
restaurant), except those uses listed as conditional uses (limitéd to maximum of 5,000
SF per business). '

1141.03 PROVISIONAL USES PERMITTED.
(a) Dwelling located above the ground floor of another principal use aliowed in this
district, provided the density shall not exceed one (1) dwelling unit per 1,800 square
feet of lot area.
(b) Religious institution subject to the requirements of Chapter 1135.

1141.04 CONDITIONAL USES PERMITTED.
A lot or building may be occupied by the following conditional uses:
{a) Day-care center. .
(b) Public utility and public use, subject to the requirements of Chapter 1135,
(¢) Emergency housing, provided the minimum lot area shall be at least 300 square
feet for each permanent resident and 200 square feet times the maximum permitted
occupant load for guests.
{d) Laundromat. _
{¢) Laundry and dry cleaning pick-up and delivery services establishment.
{f) School, specialized private instruction.
(g) Commercial recreational use.
(h) Theater (Iimited to maximum of 5,000 SF total theater space per building).
(1) Club

1141.05 ACCESSORY USES PERMITTED.
The accessory uses permitted in this district may include but are not limited to the
following; _ o
(a)  Storage space for a principal use, provided the space shall not exceed 40 percent
of the total floor area for the principal use and all accessory uses, including the
storage space.

1141.06 GENERAL PROVISIONS.

All principal and accessory uses and structures permitted within this district shall be
subject to the requirements of Title Four and Title Five and to the supplemental requirements of
Title Stx, where applicable.

1141.07 SPECIAL PROVISIONS.

(a) Development of a lot larger than two (2) acres shall be subject to the Special
Provisions of Subsection 1108.07(b).




1150.01 GENERAL REQUIREMENTS.
The following minimum vard and area mqulrements shaIl apply to the

development of a principal use and building on a lot.

(a) The lot area, lot area per dwelling unit, lot width, lot frontage, front vard,
side yard, rear yard, building coverage of a lot, building width, and floor
area ratio shall be i accordance with the table below except as required by
the following Sections (b), (¢}, (d), (e), (), (g), and (h) of this chapter.

Lot

Lot Area Lot Lot Front Side Rear Bldg Bldg

Area /DU Wdth Front Yard  Yard Yard Cvrg Wdth FAR
District {(sqft) (&) (& (f) () (Y (%)
A-1 10A NA 330 60 *2 *3 20 NA %4 NA
RR-1 1A NA 105 35 *2 *3 20 NA *4 NA
RS-5 8400 NA 70 35 25 *5 20 36 *4 NA
RS-§ 5000 NA 40 25 25 *6 20 40 %4 NA
RFBH 5000 NA 40 25 25 %6 20 40 NA NA
RM-12 7 *7 *7  *7 25 *7 20 50 *4 NA
RM-20 5000 2000 50 35 25 10 20 45 *4 NA
RM-44 5000 1000 350 35 25 10 20 *8 NA NA
RM-44A 5000 1000 50 35 25 10 20 25 NA NA
CO-1 NA NA NA NA 20 NA NA NA NA 1
CN-1 NA NA NA NA 20 NA NA NA NA 1
CN-2 NA NA NA NA 20 NA NA NA ' NA 1
CC2 NA NA NA NA 20 NA NA NA NA 2
CB-16 NA NA NA NA NA NA NA NA NA 10
CH-1 NA NA 100 "NA 20 NA NA NA NA 1
CI-1 NA NA NA NA 20 NA NA NA NA i
RDP IA-. NA NA NA *6 *9 *9 50 NA NA
M-1 NA NA NA NA 20 NA NA NA NA 1
M-2 NA NA NA NA 100 NA NA NA NA 2
P NA NA NA NA NA NA NA NA NA NA




